
 
 

         APPLICATION ACCEPTED: January 7, 2014 
                                                 DATE OF PUBLIC HEARING:  April 2, 2014 @ 9:00 A.M. 

 

Coun t y  o f  Fa i r f ax ,  V i r g i n i a   
 

 
April 29, 2015 

 
STAFF REPORT 

 
SPECIAL PERMIT APPLICATION SPA 2008-MA-080 

 
MASON DISTRICT 

 
APPLICANT: SNS 726 Corporation 
 
LOCATION: 7137D Little River Turnpike, Annandale, 22003 
 
TAX MAP REFERENCE: 71-1 ((1)) 116F 
 
LOT SIZE: 36,500 square feet 
 
ZONING: C-6, CRD, HC, SC 
 
PLAN MAP:  Commercial 
 
ZONING ORDINANCE PROVISION: 8-501 
 
SP PROPOSAL: Group 5 – To amend SP 2008-MA-080 

previously approved for a commercial 
recreation use (karaoke) to permit a change in 
permittee. 

 
STAFF RECOMMENDATION:  
 
Staff recommends approval of SPA 2008-MA-080 subject to approval of the proposed 
development conditions contained in Appendix 1. 
 
It should be noted that it is not the intent of staff to recommend that the Board, in 
adopting any conditions, relieve the applicant/owner from compliance with the 
provisions of any applicable ordinances, regulations, or adopted standards. 
 
 

Casey V. Gresham 

 
 
  

 
Department of Planning and Zoning  

Zoning Evaluation Division 
12055 Government Center Parkway, Suite 801 

Fairfax, Virginia  22035-5509  
Excellence * Innovation * Stewardship         Phone 703-324-1290  FAX 703-324-3924 
Integrity * Teamwork * Public Service   www.fairfaxcounty.gov/dpz/ 
 

http://www.fairfaxcounty.gov/dpz/


     
 
 
A copy of the BZA's Resolution setting forth this decision will be mailed within five (5) 
days after the decision becomes final. 
 
The approval of this special permit does not interfere with, abrogate or annul any 
easement, covenants, or other agreements between parties, as they may apply to the 
property subject to this application. 
 
For additional information, call Zoning Evaluation Division, Department of Planning and 
Zoning at 324-1280, 12055 Government Center Parkway, Suite 801, Fairfax, Virginia 
22035.  Board of Zoning Appeals' meetings are held in the Board Room, Ground 
Level, Government Center Building, 12000 Government Center Parkway, Fairfax, 
Virginia 22035-5505. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 

Americans with Disabilities Act (ADA): Reasonable accommodation is available upon 48 hours 
advance notice. For additional information on ADA call (703) 324-1334 or TTY 711 (Virginia 
Relay Center). 
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SPECIAL PERMIT REQUEST 
 
The applicant requests approval of a special permit amendment to amend SP 2008-MA-
080 for a change in permittee to revise development condition #1 to allow the tenant to 
transfer permittee. The applicant requests the change from the previous applicant, YK & 
YP Corp. A/A ARA Restaurant, to SNS 726. 
 
A copy of the special permit plat depicting the structures on site, “Existing Conditions 
Exhibit, 7137 Little River Turnpike,” prepared by Charles F. Dunlap, L.S., of Walter L. 
Phillips, Inc., dated July 14, 2008, as revised through October 9, 2008, is included at the 
front of the staff report. The proposed conditions, the applicant’s statement of 
justification and file photographs, and the affidavit are contained in Appendices 1 
through 3, respectively. 
 
 
CHARACTER OF THE SITE AND SURROUNDING AREA 
 
The application property is developed with a one-story building totaling 10,160 square 
feet. Within this building, there are three non-residential uses in operation, including the 
ARA Restaurant, Lambros Goldsmith, and the Dolche & YU eating establishment. The 
ARA Restaurant storefront contains plat glass and a sign with the restaurant’s logo.  
 
The application property is located on a service drive that runs parallel to Little River 
Turnpike and is zoned C-6. The properties to the north, south, and east are also zoned 
C-6 and developed with commercial properties. The property to the west is zoned C-7 
and also developed as a commercial use. 
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BACKGROUND  
 
According to Fairfax County Tax Records, the building was constructed in 1976 and 
totaled 5,660 square feet. In 2006, site plan 1784-SP-001-2 was approved, allowing a 
4,500 square foot addition to the existing building. This addition was constructed in 
2007, and three additional units were added to the site. 
 
The applicant is currently operating under SP 2008-MA-080, which was approved on 
October 28, 2008. This application allows the use of seven private karaoke rooms 
totaling 871 square feet. Each room provides approximately four seats and space for 
karaoke equipment. The building space totals 4,557 square feet and includes fifty table 
seats, six bar seats, and a maximum of ten employees. A copy of the Resolution 
approved in conjunction with SP 2008-MA-080 is in included in Appendix 4.  
 
A Notice of Violation (NOV) was issued to the applicant on January 12, 2015 for 
violations of the Virginia Maintenance Code. A follow-up inspection was conducted by 
the Department of Code Compliance, and all previous violations had been cleared. A 
copy of this NOV is included as Appendix 5. 
 
 
DESCRIPTION OF THE PROPOSED USE 
 
This application is solely for a change in permittee. All existing conditions, hours of 
operation, and site layout will remain unchanged. A condition has been included to 
transfer the tenant from YK & YP Corp. A/A ARA Restaurant, to SNS 726. 
 
  
ANALYSIS 
 
Comprehensive Plan Provisions 
 
Plan Area:  Area I, Annandale Planning District 
Planning Sector: Indian Run Community Planning Sector (A3) 
Plan Map:  Commercial (Retail and Other) 
 
Zoning District Standards 
 

Bulk Standards (C-6) 

Standard Required Provided  

Lot Size 40,000 sf. 36,500 sf.* 

Lot Width 200 feet 200 feet 

Building Height 40 feet max. 15 feet 

Front Yard Min. 40 feet 57.2 feet 

Side Yard No Requirement 1 foot and 59.8 feet 
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Bulk Standards (C-6) 

Standard Required Provided  

Rear Yard Min. 20 feet 50 feet 

Parking Spaces 
36 with 20% CRD 

Reduction 
37 

*The subject parcel was created prior to the advent of the 1978 Zoning Ordinance; therefore, 
although the parcel does not meet the Ordinance requirements, it is grandfathered as a legal, 
buildable lot under the provisions of Sect. 2-405 

 
Zoning Ordinance Requirements (Appendix 6) 
 

• Sect. 8-006 General Special Permit Standards 
• Sect. 8-503 Standards for All Group 5 Uses  

 
This special permit is subject to the sections of the Zoning Ordinance outlined above, a 
 copy of which is included as Appendix 6.  Subject to development conditions, this 
 special permit must meet these standards. 
 
 
CONCLUSION / RECOMMENDATION 
 
The request in this special permit is only for a change of permittee. The karaoke use 
conforms to the development conditions outlined in SP 2008-MA-080.  
 
Staff believes that the request is in conformance with the applicable Zoning Ordinance 
provisions. Staff recommends approval of SPA 2008-MA-080 for the change in 
permittee with adoption of the Proposed Development Conditions contained in Appendix 
1 of the staff report.   
 
It should be noted that it is not the intent of staff to recommend that the Board, in 
adopting any conditions, relieve the applicants/owners from compliance with the 
provisions of any applicable ordinances, regulations, or adopted standards. 
 
It should be further noted that the content of this report reflects the analysis and 
recommendations of staff; it does not reflect the position of the Board of Zoning 
Appeals. 
 
The approval of this application does not interfere with, abrogate or annul any 
easements, covenants, or other agreements between parties, as they may apply to the 
property subject to the application. 
 
 
APPENDICES 
 
1. Proposed Development Conditions  
2. Applicant’s Statement of Justification 
3. Applicant’s Affidavit 
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4. Resolution Approved in Conjunction with SP 2008-MA-080 
5. Notice of Violation, dated January 12, 2015 
6. Applicable Zoning Ordinance Provisions 
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PROPOSED DEVELOPMENT CONDITIONS 

SPA 2008-MA-080 

April 29, 2015 

If it is the intent of the Board of Zoning Appeals to approve SPA 2008-MA-080 located 
on property described as Tax Map 71-1 ((1)) 116F to amend SP 2008-MA-080 
previously approved for a commercial recreation use (karaoke) to permit a change in 
permittee pursuant to Section 8-501 of the Fairfax County Zoning Ordinance, staff 
recommends that the Board condition the approval by requiring conformance with the 
following development conditions.  Previously approved development conditions have 
been carried forward and marked with an asterisk (*).  Minor changes in wording have 
been underlined.  

1. This approval is granted to the applicant, SNS 726 Corporation, only and is
not transferable without further action of this Board, and is for the location
indicated on the application, 7137 D Little River Turnpike, and is not
transferable to other land.*

2. This special permit is granted only for the purpose(s), structure(s), and/or use(s)
indicated on the special permit plat prepared by Walter L. Phillips Inc. dated July
14, 2008, revised through October 9, 2008 and approved with this application, as
qualified by these development conditions.*

3. A copy of this special permit and the Non-Residential Use Permit shall be posted
in a conspicuous place on the property of the use and be made available to all
departments of the County of Fairfax during the hours of operation of the
permitted use.*

4. This special permit is subject to the provisions of Article 17, Site Plans, as may
be determined by the Director, Department of Public Works and Environmental
Services (DPWES). Any plan submitted pursuant to this special permit shall be in
substantial conformance with these conditions. Minor modifications to the
approved special permit may be permitted pursuant to Par. 4 of Sect. 8-004 of
the Zoning Ordinance.*

5. Prior to the issuance of a Non-RUP for the Commercial Recreation Use
(karaoke) the applicant shall obtain approval from the Board of Supervisors for a
20% parking reduction in accordance with Section A7-109 of the Zoning
Ordinance. If the approval of a parking reduction is not reduced to meet the
parking obtained, the number of seats in the restaurant and/or the number of
karaoke rooms shall be requirements of the site as determined by DPWES. *

6. The Commercial Recreation Use (karaoke) is limited to a maximum of seven
rooms totaling 871 square feet in area as delineated on floor plan “A-1” prepared
by MKK Architects, dated November 20, 2006, included as Attachment 1,
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notwithstanding that the maximum number of barstools shall be 6. * 

7. The maximum number of seats at restaurant tables shall be 50, and the
maximum number of bar stools shall be 6 as noted on the special permit plat. *

8. No further additions or expansion to the karaoke rooms or eating establishment
shall be permitted without approval of an amendment to the special permit. *

9. Any signage erected on the building shall be of a size and materials which are
compatible with existing signage for the project site as determined by DPZ, and
shall be subject to the requirements of Article 12 of the Zoning Ordinance.*

These conditions incorporate and supersede all previous conditions. 

This approval, contingent on the above-noted conditions, shall not relieve the applicant 
from compliance with the provisions of any applicable ordinances, regulations, or 
adopted standards.  The applicant shall be responsible for obtaining the required Non-
Residential Use Permit through established procedures, and this special permit shall not 
be valid until this has been accomplished. 

Pursuant to Sect.8-015 of the Zoning Ordinance, this special permit shall automatically 
expire, without notice, six months (6) months after the date of approval unless a new 
Non-Residential Use Permit (Non-RUP) has been obtained.  The Board of Zoning 
Appeals may grant additional time to obtain a Non-RUP if a written request for 
additional time is filed with the Zoning Administrator prior to the date of expiration of the 
special permit.  The request must specify the amount of additional time requested, the 
basis for the amount of time requested and an explanation of why additional time is 
required. 
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8-006 General Standards 

In addition to the specific standards set forth hereinafter with regard to particular 
special permit uses, all special permit uses shall satisfy the following general 
standards: 

1. The proposed use at the specified location shall be in harmony with the
adopted comprehensive plan.

2. The proposed use shall be in harmony with the general purpose and intent of
the applicable zoning district regulations.

3. The proposed use shall be such that it will be harmonious with and will not
adversely affect the use or development of neighboring properties in
accordance with the applicable zoning district regulations and the adopted
comprehensive plan.  The location, size and height of buildings, structures,
walls and fences, and the nature and extent of screening, buffering and
landscaping shall be such that the use will not hinder or discourage the
appropriate development and use of adjacent or nearby land and/or buildings
or impair the value thereof.

4. The proposed use shall be such that pedestrian and vehicular traffic
associated with such use will not be hazardous or conflict with the existing
and anticipated traffic in the neighborhood.

5. In addition to the standards which may be set forth in this Article for a
particular group or use, the BZA shall require landscaping and screening in
accordance with the provisions of Article 13.

6. Open space shall be provided in an amount equivalent to that specified for
the zoning district in which the proposed use is located.

7. Adequate utility, drainage, parking, loading and other necessary facilities to
serve the proposed use shall be provided.  Parking and loading requirements
shall be in accordance with the provisions of Article 11.

8. Signs shall be regulated by the provisions of Article 12; however, the BZA,
under the authority presented in Sect. 007 below, may impose more strict
requirements for a given use than those set forth in this Ordinance.
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8-503 Standards for all Group 5 Uses  

In addition to the general standards set forth in Sect. 006 above, all Group 5 
special permit uses shall satisfy the following standards: 

 
1. All uses shall comply with the lot size and bulk regulations of the 

zoning district in which located, except as may be qualified below. 
 

2. All uses shall comply with the performance standards specified for the 
zoning district in which located, including the submission of a sports 
illumination plan as may be required by Part 9 of Article 14. 

 
3. No building designed primarily and specifically for such use shall be 

located within 100 feet of any adjoining property which is in an R 
district. 

 
4. Before establishment, all uses, including modifications or alterations to 

existing uses, shall be subject to the provisions of Article 17, Site 
Plans. 
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